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Chapter 21.14 

COMMERCIAL REGULATIONS 

Sections: 

21.14.010    Neighborhood Commercial 1 (NC-1). 

21.14.015    Neighborhood Commercial 2 (NC-2). 

21.14.020    General Commercial. 

21.14.030    Business Park. 

21.14.040    Manufacturing Park. 

21.14.050    Industry. 

21.14.070    Bear Creek Design District. 

21.14.080    Northwest Design District. 

21.14.010 Neighborhood Commercial 1 (NC-1).* 

A.  Purpose. The purpose of the Neighborhood Commercial 1 (NC-1) zone is to provide for 

attractively designed small-scale shopping areas that offer convenience goods and professional 

and personal services for the daily needs of nearby neighborhoods and that serve as 

neighborhood gathering places. The intent is to ensure compatibility with the vicinity 

neighborhood character and to reduce trip length and frequency by allowing only those uses 

that primarily serve the neighborhood and that do not have a tendency to draw traffic from 

outside the neighborhood. Location on transit routes and near pedestrian facilities and bike 

paths is intended to encourage transit use, walking, and biking and to promote convenient 

access within the shopping area and to and from the neighborhood. Neighborhood 

Commercial developments should be compatible in height, size, bulk, and design with adjacent 

residential uses. Mixed-use development is encouraged. 

The following table is specific to this zone and provides references for each of the major topics 

that are regulated throughout the code. The individual topics provide function as connection or 
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linkage to the Chapters and Sections of the Redmond Zoning Code that apply to development 

within this zone. 

Neighborhood Commercial 1 – Regulations Table 
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B.  Maximum Development Yield.  

Table 21.14.010A 

Maximum Development Yield 

 Base 
Residential Bonuses 

Available, and Quantity 
Maximum Illustrations 

Floor area 

ratio (FAR) 

0.60 Affordable Housing: 0.03 

maximum amount 

GBP: 0.1 

0.66 Example of a building, 35 feet 

in height with FAR = 0.66 

 

Height 35 feet None 35 feet 

C.  Regulations Common to All Uses.  

Table 21.14.010B 

Regulations Common to All Uses 

 Regulation Standard Exceptions 

Minimum 

Lot Frontage (ft 

feet) 
80  

Setbacks (ft) 

Front and Street 

Setbacks (feet) 
15 A. As part of a binding site plan, site plan 

entitlement, or master planned development, 

required setbacks may be modified as follows: Side and Rear 

Setbacks (feet) 
10 

Commented [KD1]: Per Annual Cleanup:  reformatting 
for increased clarity. 
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Table 21.14.010B 

Regulations Common to All Uses 

 Regulation Standard Exceptions 

1. Side setback distances may be modified to 

permit a zero side setback to accommodate 

clustering. 

2. Front setbacks may be modified from 

private streets and access corridors, provided 

front setbacks are maintained from all public 

streets. 

Setbacks for structures abutting residential 

zones shall not be modified. 

B. Fences, landscaping, flagpoles, street 

furniture, transit shelters, and slope stability 

structures are permitted in setback areas, 

provided that all other applicable 

requirements are met; no other structures, 

and no accessory structures are allowed in 

setback areas. 

C. Projections or Equipment. Attached or 

detached mechanical structures or equipment, 

including but not limited to, electrical 

equipment boxes, heat pumps, air 

conditioners, emergency generators, and 

water pumps are allowed in a street setback. 

However, mechanical structures or equipment 

are not allowed in a required setback abutting 

a residential zone. Where there is no 

alternative location and the equipment will 
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Table 21.14.010B 

Regulations Common to All Uses 

 Regulation Standard Exceptions 

generate no noise, electrical or utility 

equipment boxes may be located in a setback 

abutting a residential zone. 

Landscaping 30 percent 

A. Parking lots shall include interior 

landscaping. All Neighborhood Commercial 

parking lots shall apply landscaping standards. 

Parking lots with less than 20 spaces shall 

apply landscaping standards for 20 to 150 

spaces in RZC 21.32.070.B, General 

Requirements. 

B. Landscaped areas adjacent to front and side 

streets and pedestrian plazas shall be Type III, 

Low-Cover (RZC 21.32.080, Types of Planting). 

C. A minimum of seven percent of required 

landscaped areas shall be constructed as a 

public plaza or courtyard. 

D. The gross floor area of multi-seasonal, 

public plazas and courtyards that include a 

combination of seating, overhead cover from 

the elements, and heating may be multiplied 

by 1.50 for calculating required landscaping. 

E. Up to one-half of the required landscaped 

area may be at other levels if it is in a publicly 

accessible and usable common area. 
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Table 21.14.010B 

Regulations Common to All Uses 

 Regulation Standard Exceptions 

F. Required landscaping may include on-site 

stormwater management facilities such as 

runoff dispersion areas. 

Maximum 

Impervious 

Surface Area 
70 percent  

Height (feet) 35 

Maximum height in shoreline areas is 35 feet, 

except that structures, including bridges that 

support a regional light rail transit system may 

be higher than 35 feet but shall be no higher 

than is reasonably necessary to address the 

engineering, operational, environmental, and 

regulatory issues at the location of the 

structure. (SMP) 

FAR 

Residential 0.30 A. Residential use FAR is additive to the 

commercial use FAR. Base floor area ratio, in 

total, shall not exceed 0.60 FAR. 

B. Each commercial establishment shall not 

exceed 3,500 square feet gross floor area, 

unless otherwise specified. 

C. Commercial gross floor area may be 

increased to 5,000 square feet for each 

commercial establishment that provides and 

dedicates one or a combination of the 

Commercial 0.30 
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Table 21.14.010B 

Regulations Common to All Uses 

 Regulation Standard Exceptions 

following community gathering amenities at a 

minimum size of 200 square feet: 

1. Outdoor, multi-seasonal, public plaza or 

courtyard, RZC 21.60.030, Community Space. 

2. Community meeting space. 

3. Children’s play space. 

D. RZC 21.20, Affordable Housing, and RZC 

21.67, Green Building and Green Infrastructure 

Incentive Program (GBP), incentives are 

additive to the residential portion of the 

development as follows: 

1. Bonus market-rate residential FAR is 

permitted as an incentive at a 1:1 ratio for 

residential FAR provided as affordable housing 

for a maximum density bonus of an additional 

0.03 Residential FAR. For example: each 1,000 

square feet of affordable housing at 80 

percent or less of the area median income 

yields an additional 1,000 square feet of bonus 

market rate housing, up to a total 0.03 

Residential FAR. 

2. Green building is calculated based on the 

point system in RZC 21.67, Green Building and 

Green Infrastructure Incentive Program (GBP), 

and is calculated at 0.10 FAR bonus based on 

the respective technique and incentive. For 
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Table 21.14.010B 

Regulations Common to All Uses 

 Regulation Standard Exceptions 

example: 1-acre site x 0.30 Residential FAR = 

13,068 Residential square feet x 0.10 Green 

FAR = 1,307 square feet 

Site Size 

(acreage) 
1 

A. Commercial uses are permitted on sites up 

to one acre in size. 

B. Sites of more than one acre shall apply a lot 

line revision to establish no greater than one 

acre for the NC-1 zone. 

C. Critical areas and associated buffers are 

exempt from the lot line revision requirement. 

Additional acreage that is designated as a 

critical area or associated buffer may be 

retained and shall be designated as preserved. 

 
Hours of 

Operation 
 

A. Sunday - No earlier than 7:00 a.m. and no 

later than 9:00 p.m. 

B. Monday through Thursday - No earlier than 

6:00 a.m. and no later than 9:00 p.m. 

C. Friday and Saturday - No earlier than 7:00 

a.m. and no later than 11:00 p.m. 

 Drive-through  
Drive-through facilities are prohibited with the 

exception of drive-up stands. 

 
Critical Aquifer 

Recharge Areas 

 Some land uses and activities are prohibited in 

Critical Aquifer Recharge Areas I and II. Refer to 

RZC 21.64.050.C Prohibited Land Uses and 
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Table 21.14.010B 

Regulations Common to All Uses 

 Regulation Standard Exceptions 

Activities in Critical Aquifer Recharge Areas I and 

II for more information.  

 

D.  Redmond Comprehensive Plan Policies.  Policies in the Commercial section of the Land 

Use Element apply to the location and development of Neighborhood Commercial zones. 

E.  General Allowed Uses and Cross-References. 

The following tables provide references for each of the allowed use classes for the zone.  

References are provided for assistance in associating the current use classes with the use 

classes and associated definitions that were in effect prior to December 31, 2021.  Additional 

references assist in generally aligning use classes with the Redmond Building Code, Institute of 

Transportation Engineers (ITE) Trip Generation Manual, and the City’s Business Licensing 

system.  Additional information specific to the intended use may be necessary. 

Uses that are not listed below nor within the associated definition of the individual use category 

or class shall be classified by the Code Administrator for applicability based on the purpose and 

intent of the zone within which the use is proposed. 

Table ##.##.###.#    General Allowed Uses and Cross-References in NC-1 Zone (Residential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 
 

Residential Use 
Category 

Residential Use 
Class 

Former Use 
Classification 

(prior to Dec. 31, 
2021) 

Use 
Permissions 

Building 
Code 

Occupancy 
Class 

ITE Trip 
Generation 

Manual Land 
Use Code 

Residential Residential L R 200-299 

Commented [KD2]: Per Annual Code Cleanup, a cross-
reference in the respective allowed use tables to this code 
section would ensure transparency.  Restricted land uses 
are listed in 21.64 regarding CARA restrictions though are 
not identified similarly within the zoning designations -- a 
common starting point for applicants to consider siting a 
new development or land use. 
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Low Density 
Residential 
Medium Density 
Residential 

Mixed-use 
residential 

Mixed-use 
residential 

L R 200-299 

Adult Family 
Home 

Adult Family 
Home 

P I 200-299 

 

Table ##.##.###.#    General Allowed Uses and Cross-References in NC-1 Zone (Nonresidential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 

 
Nonresidential Use Class Former Use Classification 

(prior to Dec. 31, 2021) 
Use 

Permissions 
Building 

Code 
Occupancy 

Class 

ITE Trip 
Generation 

Manual Land 
Use Code 

Retail Sales Consumer goods sales or 
service, other than heavy 
or durable 

P M 800-899 

Retail Sales Grocery, food, beverage, 
and dairy 

P M 800-899 

Business and Service Professional services P B 700-799, 
900-999, 

600-699 for 
Veterinary  

Food and Beverage Full-service restaurant P A 900-999 
Food and Beverage Cafeteria or limited-

service restaurant 
P A 900-999 

Business and Service Personal services P B 700-799, 
900-999 

Rapid charging station Rapid charging station L   
Battery exchange station Battery exchange station L   
Communications and 
Information 

Communications and 
Information 

L   

1. Limited Is limited to 
libraries. 

 L   

Local utilities Local utilities P   
Regional utilities Regional utilities C   
Wireless Communication 
Facilities 

Wireless Communication 
Facilities 

P   

Commented [KD3]: Amendment for clarity 
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Arts, Entertainment, 
Recreation, and Assembly 

Museums and other 
special purpose 

recreational institutions 

P A 400-499, 
500-599 

Arts, Entertainment, 
Recreation, and Assembly 

Amusement, sports, or 
recreation establishment 

P A 400-499, 
500-599 

Natural and other 
recreational parks 

Natural and other 
recreational parks 

P  400-499 

Government and 
Administration 

Government functions L B 700-799 

Excluding the following that 

are not permitted uses: 

1. Maintenance shops 

 N   

Water-enjoyment use Water-enjoyment use L  400-499 
 

F.  Allowed Uses and Basic Development Standards. The following table contains the basic 

zoning regulations that apply to uses in the Neighborhood Commercial (NC-1) zone. To use the 

chart, read down the left-hand column titled “Use.” When you have located the use that 

interests you, read across to find regulations that apply to that use. Uses are permitted unless 

otherwise specified in the Special Regulations column. Permitted uses may require land use 

permit approval. See RZC 21.76.020, Overview of the Development Process, for more 

information.  

Table 21.14.010C 

Allowed Uses and Basic Development Standards 

Section Use 

Parking ratio: 

unit of measure 

(required, 

allowed) 

Special Regulations 

Residential1 

1 Residential 

Commented [KD4]: Amendment for clarity 



Ch. 21.14 Commercial Regulations | Redmond Zoning Code Page 12 of 165 

 

RZCRW: Amendments to reformat and clarify provisions located in tables and to clarify the intent of “limited” 

when referring to an allowed (limited) land use class. 

 

 

The Redmond Zoning Code is current through Ordinance 3059, passed August 17, 2021. 

Table 21.14.010C 

Allowed Uses and Basic Development Standards 

Section Use 

Parking ratio: 

unit of measure 

(required, 

allowed) 

Special Regulations 

2 Mixed-use 

residential 

Unit (1.0, 2.25) 

plus 1 guest 

space per 4 units 

for projects of 6 

units or more 

Prohibited in NC-1 zones bordering 188th 

Avenue NE in Southeast Redmond. 

 Adult Family 

Home 

Dwelling unit 
(2,0) 

 

General Sales or Service 

3 Retail Sales 

1,000 sq ft 

gfa (2.0, 3.0) 
 

5 Business and 

Service 

6 Food and 

Beverage 

Transportation, Communication, Information, and Utilities 

9 Rapid charging 

station 

 

Permitted only when three sides of site abut 

nonresidential zone, RZC 21.04.030 

Comprehensive Allowed Uses Chart. 

10 Battery exchange 

station 

Permitted only when three sides of site abut 

nonresidential zone. 

11 Communications 

and Information 
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Table 21.14.010C 

Allowed Uses and Basic Development Standards 

Section Use 

Parking ratio: 

unit of measure 

(required, 

allowed) 

Special Regulations 

12 Local utilities Adequate to 

accommodate 

peak use 

 

13 Regional utilities Conditional use permit required. See RZC 

21.76.070.K, Conditional Use Permit. 

14 Wireless 

Communication 

Facilities 

 See RZC 21.56, Wireless Communication 

Facilities, for specific development 

requirements. 

Arts, Entertainment, and Recreation 

15 Arts, 

Entertainment, 

Recreation, and 

Assembly 

1,000 sq ft gfa 

(2.0, 3.0) 

 
17 Natural and other 

recreational 

parks 

1,000 sq ft gfa (0, 

adequate to 

accommodate 

peak use) 

Education, Public Administration, Health Care, and other Institutions 

18 Government and 

Administration 

Employee during 

maximum shift 

(1.0,1.0) 

A. Limited to 1,000 square feet gross floor area 

per establishment. 

 

Other 
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Table 21.14.010C 

Allowed Uses and Basic Development Standards 

Section Use 

Parking ratio: 

unit of measure 

(required, 

allowed) 

Special Regulations 

19 Water-enjoyment 

use 

Adequate to 

accommodate 

peak use 

Only allowed in the Bear Creek shoreline 

jurisdiction downstream of Avondale Road on 

Union Hill Road, Redmond Way, or SR 520; and 

in the Sammamish River shoreline jurisdiction at 

NE 85th Street or NE 90th Street. 

20 Kiosk 

 

A. Within the shoreline jurisdictions of Bear 

Creek and the Sammamish River, limited to uses 

associated with water enjoyment. 

B. Shall not locate in required parking, 

landscaping, or drive aisle area, or any area that 

would impede emergency access. 

C. Shall not reduce or interfere with functional 

use of walkway or plaza to below standards of 

Americans with Disabilities Act. 

D. Structures shall be secured to prevent tipping 

and endangering public safety. 

E. Maximum size is six feet wide by ten feet 

long. 

F. Administrative design review required for 

structures. 

21 Vending cart 
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Table 21.14.010C 

Allowed Uses and Basic Development Standards 

Section Use 

Parking ratio: 

unit of measure 

(required, 

allowed) 

Special Regulations 

22 Drive-up stand 1,000 sq ft 

gfa(2.0, 3.0) 

A. Shall not locate in required parking, 

landscaping, or drive aisle area, or any area that 

would impede emergency access. 

B. Shall not reduce or interfere with functional 

use of walkway or plaza to below standards of 

Americans with Disabilities Act. 

C. Structures shall be secured to prevent tipping 

and endangering public safety. 

D. Maximum size is six feet wide by ten feet 

long. 

E. Administrative design review required for 

structures. 

F. Must submit circulation plan addressing 

queuing. 

 

Notes:   

1 Permanent supportive housing, as defined under RCW Chapter 36.70A, and transitional 

housing, as defined under RCW Chapter 84.36, are allowed in all land use districts where 

residential dwellings and/or hotel uses are allowed, subject to RZC 21.57.010, Permanent 

Supportive Housing and Transitional Housing. 

F.  Design Standards for NC-1 Zone in Southeast Redmond.  



Ch. 21.14 Commercial Regulations | Redmond Zoning Code Page 16 of 165 

 

RZCRW: Amendments to reformat and clarify provisions located in tables and to clarify the intent of “limited” 

when referring to an allowed (limited) land use class. 

 

 

The Redmond Zoning Code is current through Ordinance 3059, passed August 17, 2021. 

1.  Purpose. The purpose of this section is to establish design criteria specific to properties 

in the NC-1 zone in Southeast Redmond in order to guide development to be functionally 

and aesthetically compatible with nearby residential and employment uses. 

2.  Development Along 188th Avenue NE.  

a.  Intent. The NC-1 zone along 188th Avenue NE is intended to provide small-scale 

sales and service uses primarily serving people who live or work nearby in a way that 

maintains or enhances quality of life for those working or living in the immediate 

vicinity, and in a way that integrates with existing parks, residential development, and 

the natural environment. 

b.  Design Criteria.  

i.  Development in this zone shall provide direct nonmotorized access to 

Southeast Redmond Park. 

ii.  Vehicles shall access development in this zone exclusively from 188th Avenue 

NE or a side street, but in no case shall vehicle access be from any street in a 

residential zone or NDD1. 

iii.  At least half of any proposed open space and outdoor seating areas shall be 

oriented toward Southeast Redmond Neighborhood Park to have the effect of 

integrating the development with the park. 

iv.  Non-pollution-generating impervious surfaces shall be infiltrated to the extent 

feasible. 

G.  Cross-references. For information on how to measure various site requirements like height 

and setbacks, see RZC 21.16.020, How to Measure Site Requirements. See RZC 21.16.030, Other 

Applicable Regulations, for information on other standards that may apply to you.    (Ord. 

2614; Ord. 2652; Ord. 2753; Ord. 2803; Ord. 2919; Ord. 2978; Ord. 3028; Ord. 3059) 

Effective on: 8/28/2021 
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*  Code reviser’s note:  Section 14 of Ord. 3059 reads, “Pursuant to RCW 36.70A.390 and 

RCW 35A.63.220, the amendments made by Sections 3 - 13 of this ordinance are an Interim 

Official Controls. The amendments shall be in effect for a period of one year from the date this 

ordinance becomes effective and shall thereafter expire, unless the same are extended as 

provided by law or unless more permanent regulations are adopted.” Ord. 3059 became 

effective on August 28, 2021. 

21.14.015 Neighborhood Commercial 2 (NC-2).* 

A.  Purpose. The purpose of the Neighborhood Commercial 2 (NC-2) zone is to provide for 

attractively designed medium-scale shopping areas that offer convenience goods, professional 

and business services, and personal services for the daily needs of nearby neighborhoods and 

that serve as neighborhood gathering places. The intent is to promote compatibility with the 

vicinity neighborhood character. Location on transit routes and near pedestrian facilities and 

bike paths is intended to encourage transit use, walking, and biking and to promote convenient 

access within the shopping area and to and from the neighborhood. Neighborhood 

Commercial developments should be compatible in height, size, bulk, and design with adjacent 

residential uses. Mixed-use development is encouraged. 

The following table is specific to this zone and provides references for each of the major topics 

that are regulated throughout the code. The individual topics provide function as connection or 

linkage to the Chapters and Sections of the Redmond Zoning Code that apply to development 

within this zone. 

Neighborhood Commercial 2 – Regulations Table 
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 Pipeline
s 

 

B.  Maximum Development Yield.  

Table 21.14.015A 

Maximum Development Yield 

 Base 
Residential Bonuses 

Available, and Quantity 
Maximum Illustrations 

Floor area 

ratio (FAR) 
0.60 

Community gathering: 0.05 

Open space: 0.05 

Residential Incentives: 

• Affordable Housing: 0.05 

maximum amount 

• GBP: 0.05 

0.80 

Example of a building, 35 feet 

in height with FAR = 0.80 

 
Height 

35 

feet 
None 35 feet 

C.  Regulations Common to All Uses.  

Table 21.14.015B 

Regulations Common to All Uses 

 Regulation Standard Exceptions 

Minimum 

Setbacks (ft) 

Front and Street 

Setbacks (feet) 
15 

Commented [KD5]: Per Annual Cleanup:  reformatting 
for increased clarity. 
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Table 21.14.015B 

Regulations Common to All Uses 

 Regulation Standard Exceptions 

Side and Rear 

Setbacks (feet) 
10 

A. As part of a binding site plan, site plan 

entitlement, or master planned development, 

required setbacks may be modified as follows: 

1. Side setback distances may be modified to 

permit a zero side setback to accommodate 

clustering. 

2. Front setbacks may be modified from 

private streets and access corridors, provided 

front setbacks are maintained from all public 

streets 

Setbacks for structures abutting residential 

zones shall not be modified. 

B. Fences, landscaping, flagpoles, street 

furniture, transit shelters and slope stability 

structures are permitted in setback areas, 

provided that all other applicable 

requirements are met; no other structures, 

and no accessory structures are allowed in 

setback areas. 

C. Projections or Equipment. Attached or 

detached mechanical structures or equipment, 

including but not limited to, electrical 

equipment boxes, heat pumps, air 

conditioners, emergency generators, and 

water pumps are allowed in a street setback. 

However, mechanical structures or equipment 
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Table 21.14.015B 

Regulations Common to All Uses 

 Regulation Standard Exceptions 

are not allowed in a required setback abutting 

a residential zone. Where there is no 

alternative location and the equipment will 

generate no noise, electrical or utility 

equipment boxes may be located in a setback 

abutting a residential zone. 

Landscaping 25 percent 

A. Parking lots shall include interior 

landscaping. All Neighborhood Commercial 

parking lots shall apply landscaping standards. 

Parking lots with less than 20 spaces shall 

apply landscaping standards for 20 to 150 

spaces in RZC 21.32.070.B, General 

Requirements. 

B. Landscaped areas adjacent to front and side 

streets and pedestrian plazas shall be Type III, 

Low Cover (RZC 21.32.080, Types of Planting). 

C. A minimum of seven percent of required 

landscaped areas shall be constructed as a 

public plaza or courtyard. 

D. The gross floor area of multi-seasonal, 

public plazas and courtyards that include a 

combination of seating, overhead cover from 

the elements, and heating may be multiplied 

by 1.50 for calculating required landscaping. 
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Table 21.14.015B 

Regulations Common to All Uses 

 Regulation Standard Exceptions 

E. Up to one-half of the required landscaped 

area may be at other levels if it is in a publicly 

accessible and usable common area. 

F. Required landscaping may include on-site 

stormwater management facilities such as 

runoff dispersion areas. 

Maximum 

Impervious 

Surface Area 
70 percent  

Height (feet) 35 

Maximum height in shoreline areas is 35 feet, 

except that structures, including bridges, that 

support a regional light rail transit system may 

be higher than 35 feet but shall be no higher 

than is reasonably necessary to address the 

engineering, operational, environmental, and 

regulatory issues at the location of the 

structure. (SMP) 

FAR 

Commercial 0.30 A. Base floor area ratio, in total, shall not 

exceed 0.60 FAR. 

B. Each commercial establishment shall not 

exceed 5,000 square feet gross floor area, 

unless otherwise specified. 

C. A commercial use that provides and 

dedicates the following may increase their 

commercial floor area ratio as specified: 

Residential 0.30 
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Table 21.14.015B 

Regulations Common to All Uses 

 Regulation Standard Exceptions 

1. Community Gathering amenities, a 

maximum increase of 0.05 FAR, by dedicating 

a combination of at least two of the following 

at no less than eight percent of the final gross 

floor area: 

a. Outdoor, multi-seasonal, public plaza or 

courtyard as defined below, refer to 

landscaping section. 

b. Community meeting space. 

c. Children’s play space. 

2. Open Space, a maximum increase of 0.05 

FAR, by dedicating no less than 40 percent of 

the original lot area as open space. Critical 

areas apply toward the 40 percent. 

D. Residential use FAR is additive to the 

commercial use FAR. 

E. RZC 21.20, Affordable Housing, and RZC 

21.67, Green Building and Green 

Infrastructure Incentive Program, incentives 

are additive to the residential portion of the 

site as follows: 

1. Bonus market-rate residential FAR is 

permitted as an incentive at a 1:1 ratio for 

residential FAR provided as affordable housing 

for a maximum density bonus of an additional 

0.05 Residential FAR. For example: each 1,000 
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Table 21.14.015B 

Regulations Common to All Uses 

 Regulation Standard Exceptions 

square feet of affordable housing at 80 

percent or less of the area median income 

yields an additional 1,000 square feet of bonus 

market rate housing, up to a total 0.05 

Residential FAR. 

2. Green building is calculated based on the 

point system in RZC 21.67, Green Building and 

Green Infrastructure Incentive Program, and is 

calculated at 0.05 FAR bonus based on the 

respective technique and incentive. For 

example: 3-acre site x 0.30 Residential FAR = 

39,204 Residential square feet x 0.05 Green 

FAR = 1,960 square feet. 

Site Size 

(acreage) 
3 

A. Commercial uses are permitted on sites of 

up to three acres in size. 

B. Sites of more than three acres shall apply a 

lot line revision to establish no greater than 

three acres for the NC-2 zone. 

C. Critical areas and associated buffers are 

exempt from the lot line revision requirement. 

Additional acreage that is designated as a 

critical area or associated buffer may be 

retained and shall be designated as preserved. 

 
Hours of 

Operation 
 

A. Sunday - No earlier than 5:00 a.m. and no 

later than 10:00 p.m. 
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Table 21.14.015B 

Regulations Common to All Uses 

 Regulation Standard Exceptions 

B. Monday through Thursday - No earlier than 

5:00 a.m. and no later than 10:00 p.m. 

C. Friday and Saturday - No earlier than 5:00 

a.m. and no later than 11:00 p.m. 

D. Hours of operation may be further limited if 

residential uses are located in same structure. 

 Drive-through  
Drive-through facilities are prohibited with the 

exception of drive-up stands. 

 

Critical Aquifer 

Recharge Areas 
 Some land uses and activities are prohibited in 

Critical Aquifer Recharge Areas I and II. Refer to 

RZC 21.64.050.C Prohibited Land Uses and 

Activities in Critical Aquifer Recharge Areas I and 

II for more information.  

 

D.  Redmond Comprehensive Plan policies: Policies in the Commercial section of the Land Use 

Element apply to the location and development of Neighborhood Commercial zones. 

E.  General Allowed Uses and Cross-References. 

The following tables provide references for each of the allowed use classes for the zone.  

References are provided for assistance in associating the current use classes with the use 

classes and associated definitions that were in effect prior to December 31, 2021.  Additional 

references assist in generally aligning use classes with the Redmond Building Code, Institute of 

Transportation Engineers (ITE) Trip Generation Manual, and the City’s Business Licensing 

system.  Additional information specific to the intended use may be necessary. 

Commented [KD6]: Per Annual Code Cleanup, a cross-
reference in the respective allowed use tables to this code 
section would ensure transparency.  Restricted land uses 
are listed in 21.64 regarding CARA restrictions though are 
not identified similarly within the zoning designations -- a 
common starting point for applicants to consider siting a 
new development or land use. 
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Uses that are not listed below nor within the associated definition of the individual use category 

or class shall be classified by the Code Administrator for applicability based on the purpose and 

intent of the zone within which the use is proposed. 

Table ##.##.###.#    General Allowed Uses and Cross-References in NC-2 Zone (Residential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 
 

Residential Use 
Category 

Residential Use 
Class 

Former Use 
Classification 

(prior to Dec. 31, 
2021) 

Use 
Permissions 

Building 
Code 

Occupancy 
Class 

ITE Trip 
Generation 

Manual Land 
Use Code 

Low Density 
Residential 
Medium Density 
Residential 

Residential 
structure 

Residential 
structure 

P R 200-299 

Mixed-use 
residential 
structure 

Mixed-use 
residential 
structure 

P R 200-299 

Adult Family 
Home 

Adult Family 
Home 

P I 200-299 

 

Table ##.##.###.#    General Allowed Uses and Cross-References in NC-2 Zone (Nonresidential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 

 
Nonresidential Use Class Former Use Classification 

(prior to Dec. 31, 2021) 
Use 

Permissions 
Building 

Code 
Occupancy 

Class 

ITE Trip 
Generation 

Manual Land 
Use Code 

Retail Sales Automobile sales, service, 
or rental establishment; 
Consumer goods sales or 
service, other than heavy 
or durable; Grocery, food, 
beverage, and dairy; 
Health and personal care 

L M 800-899 
P M 800-899 
P M 800-899 
P M 800-899 

1. If Automobile sales, 
services, or rental 
establishments, then shall 

 
L   
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be limited to gasoline 
service only. 
 
Business and Service 
 

Finance and insurance; 
Real estate services; 
Professional services 

L B 
 

700-799, 
900-999, 

600-699 for 
Veterinary 

Excluding the following that 

are not permitted uses: 

1. Self-storage facilities 

 

N   

Food and Beverage Full-service restaurant; 
Cafeteria or limited-
service restaurant 

P A 900-999 

Artisanal Manufacturing, 
Retail Sales, and Service  

L M, F, H 100-199, 
800-899, 
900-999 

Rapid charging station Rapid charging station L   
Battery exchange station Battery exchange station L   
Communications and 
Information 

Communications and 
Information 

L   

1. Limited Is limited to 
libraries only 

 
L   

Local utilities Local utilities P   
Regional utilities Regional utilities C   
Wireless Communication 
Facilities 

Wireless Communication 
Facilities 

P   

Arts, Entertainment, 
Recreation, and Assembly 

Museums and other 
special purpose 
recreational institutions 

P A 400-499, 
500-599 

Arts, Entertainment, 
Recreation, and Assembly 

Amusement, sports, or 
recreation establishment 

P A 400-499, 
500-599 

Natural and other 
recreational parks 

Natural and other 
recreational parks 

P  400-499 

Government and 
Administration 

Public administration; 
Other government 
functions 

L B 700-799 

Commented [KD7]: Amendment for clarity 
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Excluding the following that 

are not permitted uses: 

1. Maintenance shops 

 

N   

Institutional Health and 
Human Services 

Ambulatory and 
outpatient services;  
Social assistance, welfare, 
and charitable services 

P I 600-699; 
700-799 

Day care center Day care center P E 500-599 
Water-enjoyment use Water-enjoyment use L   

 

F.  Allowed Uses and Basic Development Standards. The following table contains the basic 

zoning regulations that apply to uses in the Neighborhood Commercial (NC-2) zone. To use the 

chart, read down the left-hand column titled “Use.” When you have located the use that 

interests you, read across to find regulations that apply to that use. Uses are permitted unless 

otherwise specified in the Special Regulations column. Permitted uses may require land use 

permit approval. See RZC 21.76.020, Overview of the Development Process, for more 

information.  

Table 21.14.015C 

Allowed Uses and Basic Development Standards 

Section Use 

Parking ratio: 

unit of measure 

(required, 

allowed) 

Special Regulations 

Residential1 

1 

Residential 

structure 
Unit (1.0, 2.25) 

plus 1 guest 

space per 4 units 

for projects of 6 

units or more 

 Mixed-use 

residential 

structure 

Commented [KD10]: Amendment for clarity 
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Table 21.14.015C 

Allowed Uses and Basic Development Standards 

Section Use 

Parking ratio: 

unit of measure 

(required, 

allowed) 

Special Regulations 

 
Adult Family 

Home 

Dwelling unit 
(2.0) 

 

General Sales or Service 

2 Retail Sales 

1,000 sq ft gfa 

(4.0, 5.0) 

A. Gasoline service permitted only when three 

sides of site abut nonresidential zone. 

B. A grocery, food, beverage, or dairy 

establishment that attains a minimum of LEED 

Silver Certification or comparable Built Green or 

other certification as determined by the 

Technical Committee may exceed the 5,000 

square feet gross floor area with a gross floor 

area no greater than 25,000 square feet. 

6 
Business and 

Service 
 

9 
Food and 

Beverage 

1,000 sq ft gfa 

(9.0, 9.0) 
 

Manufacturing and Wholesale Trade 

# 

Artisanal 

Manufacturing, 

Retail Sales, and 

Service 

1,000 sq ft gfa 

(4.0, 5.0) 
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Table 21.14.015C 

Allowed Uses and Basic Development Standards 

Section Use 

Parking ratio: 

unit of measure 

(required, 

allowed) 

Special Regulations 

Transportation, Communication, Information, and Utilities 

12 
Rapid charging 

station 

Adequate to 

accommodate 

peak use 

Permitted only when three sides of site abut 

nonresidential zone, RZC 21.04.030 

Comprehensive Allowed Uses Chart. 

13 
Battery exchange 

station 

Permitted only when three sides of site abut 

nonresidential zone. 

14 
Communications 

and Information 
 

15 Local utilities  

16 Regional utilities 
Conditional use permit required. See RZC 

21.76.070.K, Conditional Use Permit. 

17 

Wireless 

Communication 

Facilities 

 

See RZC 21.56,Wireless Communication 

Facilities, for specific development 

requirements. 

Arts, Entertainment, and Recreation 

18 

Arts, 

Entertainment, 

Recreation, and 

Assembly 

1,000 sq ft gfa 

(10.0, 10.0) 
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Table 21.14.015C 

Allowed Uses and Basic Development Standards 

Section Use 

Parking ratio: 

unit of measure 

(required, 

allowed) 

Special Regulations 

20 

Natural and other 

recreational 

parks 

1,000 sq ft gfa (0, 

adequate to 

accommodate 

peak use) 

 

Education, Public Administration, Health Care, and Other Institutions 

21 
Government and 

Administration 

1,000 sq ft gfa 

(4.0, 5.0) 
 

23 

Institutional 

Health and 

Human Services 

1,000 sq ft gfa 

(4.0, 5.0) 
 

25 Day care center  

A. Play equipment shall be located no less than 

10 feet from any property line. 

B. Shall not be located closer than 300 feet from 

existing day care operation in residential zone. 

Other 

26 
Water-enjoyment 

use 

Adequate to 

accommodate 

peak use 

Only allowed in the Bear Creek shoreline 

jurisdiction downstream of Avondale Road on 

Union Hill Road, Redmond Way, or SR 520; and, 

in the Sammamish River shoreline jurisdiction at 

NE 85th Street or NE 90th Street. 

27 Kiosk  
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Table 21.14.015C 

Allowed Uses and Basic Development Standards 

Section Use 

Parking ratio: 

unit of measure 

(required, 

allowed) 

Special Regulations 

28 Vending cart 

A. Within the shoreline jurisdictions of Bear 

Creek and the Sammamish River, limited to uses 

associated with water enjoyment. 

B. Shall not locate in required parking, 

landscaping, or drive aisle area, or any area that 

would impede emergency access. 

C. Shall not reduce or interfere with functional 

use of walkway or plaza to below standards of 

Americans with Disabilities Act. 

D. Structures shall be secured to prevent tipping 

and endangering public safety. 

E. Maximum size is six feet wide by ten feet long. 

F. Administrative design review required for 

structures. 

29 Drive-up stand 

1,000 sq ft gross 

floor area (4.0, 

5.0) 

A. Shall not locate in required parking, 

landscaping, or drive aisle area, or any area that 

would impede emergency access. 

B. Shall not reduce or interfere with functional 

use of walkway or plaza to below standards of 

Americans with Disabilities Act. 

C. Structures shall be secured to prevent tipping 

and endangering public safety. 



Ch. 21.14 Commercial Regulations | Redmond Zoning Code Page 33 of 165 

 

RZCRW: Amendments to reformat and clarify provisions located in tables and to clarify the intent of “limited” 

when referring to an allowed (limited) land use class. 

 

 

The Redmond Zoning Code is current through Ordinance 3059, passed August 17, 2021. 

Table 21.14.015C 

Allowed Uses and Basic Development Standards 

Section Use 

Parking ratio: 

unit of measure 

(required, 

allowed) 

Special Regulations 

D. Maximum size is six feet wide by ten feet 

long. 

E. Administrative design review required for 

structures. 

F. Must submit circulation plan addressing 

queuing. 

 

Notes:   

1 Permanent supportive housing, as defined under RCW Chapter 36.70A, and transitional 

housing, as defined under RCW Chapter 84.36, are allowed in all land use districts where 

residential dwellings and/or hotel uses are allowed, subject to RZC 21.57.010, Permanent 

Supportive Housing and Transitional Housing. 

F.  Cross-references. For information on how to measure various site requirements like height 

and setbacks, see RZC 21.16.020, How to Measure Site Requirements. See RZC 21.16.030, Other 

Applicable Regulations, for information on other standards that may apply to you. (Ord. 2614; 

Ord. 2652; Ord. 2803; Ord. 2919; Ord. 2978; Ord. 3028; Ord. 3059) 

Effective on: 8/28/2021 

*  Code reviser’s note:  Section 14 of Ord. 3059 reads, “Pursuant to RCW 36.70A.390 and 

RCW 35A.63.220, the amendments made by Sections 3 - 13 of this ordinance are an Interim 

Official Controls. The amendments shall be in effect for a period of one year from the date this 
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ordinance becomes effective and shall thereafter expire, unless the same are extended as 

provided by law or unless more permanent regulations are adopted.” Ord. 3059 became 

effective on August 28, 2021. 

21.14.020 General Commercial.* 

A.  Purpose. The purpose of the General Commercial (GC) zone is to provide for retail and 

service businesses that serve community needs and that are better suited for locations outside 

of the Downtown, Overlake, or Neighborhood Commercial zones. These uses are more land 

intensive, serve travelers, or offer warehouse sales and sales of larger goods that make location 

in the Downtown, Overlake, or Neighborhood Commercial zones undesirable. Examples of such 

uses include, but are not limited to, large-box retail, vehicles sales and service, mini-

warehouses, rental services, wholesale uses, and other similar uses. Mixed-use development is 

also allowed. 

The following table is specific to this zone and provides references for each of the major topics 
that are regulated throughout the code. The individual topics provide function as connection or 
linkage to the Chapters and Sections of the Redmond Zoning Code that apply to development 
within this zone. 

General Commercial – Regulations Table 
Land & 

Structure 

 
 

Transportati
on 

 

 
 

Environm
ent 

 

 

Communit
y 

 

Process 

 

Money 
 

 

Incentives 

 

Other 

 

Floor 
Area 
Ratio 

Fences Parking 
Standards 

Landscapi
ng 

Historical 
& 

Archeologi
cal 

Resources 

Review 
Procedure

s 

Developme
nt Fees 

Transfer 
Developme

nt Rights 
Program 

 

Special 
Regulation

s 



Ch. 21.14 Commercial Regulations | Redmond Zoning Code Page 35 of 165 

 

RZCRW: Amendments to reformat and clarify provisions located in tables and to clarify the intent of “limited” 

when referring to an allowed (limited) land use class. 

 

 

The Redmond Zoning Code is current through Ordinance 3059, passed August 17, 2021. 

Height Signs Transportati
on 

Standards 

Trees Design 
Standards 

Permits Doing 
Business 

Green 
Building 
Incentive 
Program 

 

Public View 
Corridors 

& 
Gateways 

Density Outdoo
r 

Storage
, 

Display 
& 

Enclosu
res 

 

 Environm
ental 

Regulatio
ns 

Affordable 
Housing 

Developm
ent 

Services 

 General 
Incentive 

Informatio
n 

Transition 
Overlay 
Areas 

Impervi
ous 

Surface 
 

Lighting  Open 
Space 

Neighborh
ood 

   Wireless 
Communic

ation 
Facilities 

Setback
s 
 

Hazard
ous 

Liquid 
Pipeline

s 

       

 

B.  Maximum Development Yield.  
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Table 21.14.020A 

Maximum Development Yield 

 Base 

Residenti

al 

Bonuses 

Available, 

and 

Quantity 

Maximu

m 
Illustrations 

Floor 

area 

ratio 

(FAR) 

1.15 

TDRs: 

0.45 

GBP: 0.45 

1.60 

Example of a 3-story 

building with FAR = 1.15 

 

Example of a 4-story 

building with FAR = 1.60 

 

Heigh

t 

3 

storie

s 

TDRs: 1 

story 

GBP: 1 

story 

4 stories 

C.  Regulations Common to All Uses.  

Table 21.14.020B 

Regulations Common to All Uses 

 Regulation Standard Exceptions 

Minimum 

Lot Frontage (ft 

feet) 
30  

Setbacks (ft) 

Front Setback 

(feet) 
10 

Commented [KD11]: Per Annual Cleanup:  reformatting 
for increased clarity. 
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Table 21.14.020B 

Regulations Common to All Uses 

 Regulation Standard Exceptions 

Street Setback 

(feet) 
10 

A. A 10-foot rear and side setback shall apply if 

a structure abuts property in a residential 

zone. 

B. As part of a binding site plan, site plan 

entitlement, or master planned development, 

required setbacks may be modified as follows: 

1. Side setback distances may be modified to 

permit a zero side setback to accommodate 

clustering. 

2. Front setbacks may be modified from 

private streets and access corridors, provided 

front setbacks are maintained from all public 

streets. 

C. Fences, landscaping, flagpoles, street 

furniture, transit shelters and slope stability 

structures are permitted in setback areas, 

provided that all other applicable 

requirements are met; no other structures, 

and no accessory structures are allowed in 

setback areas. 

D. Projections or equipment. Attached or 

detached mechanical structures or equipment, 

including but not limited to, electrical 

equipment boxes, heat pumps, air 

conditioners, emergency generators, and 

water pumps are allowed in a street setback. 
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Table 21.14.020B 

Regulations Common to All Uses 

 Regulation Standard Exceptions 

However, mechanical structures or equipment 

are not allowed in a required setback abutting 

a residential zone. Where there is no 

alternative location and the equipment will 

generate no noise, electrical or utility 

equipment boxes may be located in a setback 

abutting a residential zone. 

E. Setbacks may be reduced by 50 percent if 

located adjacent to a nonresidential zone and 

reduced by 25 percent if located adjacent to a 

residential zone through the GBP. 

Landscaping 25 percent  

Maximum 

Impervious 

Surface Area 
75 percent  

Height (feet) Varies 

A. Maximum height in shoreline areas is 35 

feet, except that structures, including bridges, 

that support a regional light rail transit system 

may be higher than 35 feet but shall be no 

higher than is reasonably necessary to address 

the engineering, operational, environmental, 

and regulatory issues at the location of the 

structure. (SMP) 

B. Maximum height for mixed-use structures is 

three stories without TDRs or GBP and four 

stories with TDRs or compliance with the GBP. 
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Table 21.14.020B 

Regulations Common to All Uses 

 Regulation Standard Exceptions 

FAR 0.35 

A. In mixed-use structures, maximum FAR for 

residential uses and for other uses is additive 

(i.e., up to 1.15 without TDRs or GBP and up to 

1.60 with TDRs or compliance with the GBP). 

B. All legal lots are entitled to 10,000 square 

feet GFA without the use of TDRs provided that 

other site requirements can be met. 

 Drive-through n/a 

A. Drive-through facilities are permitted. 

B. Adequate vehicle queuing space shall be 

provided outside the public right-of-way, on-

site vehicular circulation aisles, and the area 

between the building and the street. 

C. Type II landscaping shall screen drive-

through lanes. 

 

Critical Aquifer 

Recharge Areas 
 Some land uses and activities are prohibited in 

Critical Aquifer Recharge Areas I and II. Refer to 

RZC 21.64.050.C Prohibited Land Uses and 

Activities in Critical Aquifer Recharge Areas I and 

II for more information.  

 

 

D.  General Allowed Uses and Cross-References. 

Commented [KD12]: Per Annual Code Cleanup, a cross-
reference in the respective allowed use tables to this code 
section would ensure transparency.  Restricted land uses 
are listed in 21.64 regarding CARA restrictions though are 
not identified similarly within the zoning designations -- a 
common starting point for applicants to consider siting a 
new development or land use. 
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The following tables provide references for each of the allowed use classes for the zone.  

References are provided for assistance in associating the current use classes with the use 

classes and associated definitions that were in effect prior to December 31, 2021.  Additional 

references assist in generally aligning use classes with the Redmond Building Code, Institute of 

Transportation Engineers (ITE) Trip Generation Manual, and the City’s Business Licensing 

system.  Additional information specific to the intended use may be necessary. 

Uses that are not listed below nor within the associated definition of the individual use category 

or class shall be classified by the Code Administrator for applicability based on the purpose and 

intent of the zone within which the use is proposed. 

 

 

Table ##.##.###.#    General Allowed Uses and Cross-References in GC Zone (Residential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 
 

Residential Use 
Category 

Residential Use 
Class 

Former Use 
Classification 

(prior to Dec. 31, 
2021) 

Use 
Permissions 

Building 
Code 

Occupancy 
Class 

ITE Trip 
Generation 

Manual Land 
Use Code 

High Density 
Residential 

Multifamily 
structure 

Multifamily 
structure 

P R 200-299 

Mixed-use 
residential 
structure 

Mixed-use 
residential 
structure 

P R 200-299 

 

Table ##.##.###.#    General Allowed Uses and Cross-References in GC Zone (Nonresidential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 

 
Nonresidential Use Class Former Use Classification 

(prior to Dec. 31, 2021) 
Use 

Permissions 
Building 

Code 
Occupancy 

Class 

ITE Trip 
Generation 

Manual Land 
Use Code 
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Retail Sales Automobile sales, service, 
or rental establishment; 
Heavy consumer goods 
sales or service; Durable 
consumer goods sales or 
service; Consumer goods 
sales or service, other 
than heavy or durable; 
Grocery, food and 
beverage; Convenience 
store; Health and personal 
care 

L M 800-899 

1. Includes Drive-through 
facilities 

 
P   

Business and Service Finance and insurance; 
Real estate services; 
Professional services; 
Administrative services; 
Personal services 

P B 700-799, 
900-999, 

600-699 for 
Veterinary 

1. Includes Drive-through 
facilities 

 
P   

Marijuana Cannabis retail 
sales 

Marijuana Cannabis retail 
sales 

P R 882 

Food and Beverage 
 

Full-service restaurant; 
Cafeteria or limited 
service restaurant; Bar or 
drinking place 

P A 900-999 

1. Includes Drive-through 
facilities 

 
P   

Pet and animal sales or 
service (except veterinary) 

Pet and animal sales or 
service (except veterinary); 
Animal kennel/shelter 

L B 800-899 

Hotel, Motel, and Other 
Accommodation Services 

Hotel or motel 
P R-2 300-399 

Artisanal Manufacturing, 
Retail Sales, and Service  

L M, F, H 100-199, 
800-899, 
900-999 

Road, ground passenger, 
and transit transportation 

Road, ground passenger, 
and transit transportation 

P   

Rapid charging station Rapid charging station L   

Commented [KD13]: Amendment for clarity 

Commented [KD14]: Amendment for clarity 

Commented [KD15]: Amendment for consistency with 
state legislation – terminology only. 

Commented [KD16]: Amendment for clarity 
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Battery exchange station Battery exchange station L   
Communications and 
information 

Communications and 
information 

P   

Wireless Communication 
Facilities 

Wireless Communication 
Facilities 

P   

Local utilities Local utilities P   
Regional utilities Regional utilities C   
Incidental hazardous 
waste treatment and 
storage 

Incidental hazardous 
waste treatment and 
storage 

L   

Arts, Entertainment, 
Recreation, and Assembly 

Performing arts or 
supporting establishment; 
Museums and other 
special purpose 
recreational institutions; 
Zoos, botanical gardens, 
arboreta, etc.; 
Amusement, sports, or 
recreation establishment 

P A 400-499, 
500-599 

Natural and Other 
Recreational Parks 

Natural and other 
recreational parks 

P  400-499 

Government and 
Administration 
 

Public administration; 
Other government 
functions; Public safety 

P B 700-799 

Institutional Health and 
Human Services 

Ambulatory and 
outpatient care services 

P I 600-699 

Day care center Day care center L E 500-599 
Religious and Funerary Religious institutions; 

Funeral homes and 
services; Cremation 
services and cemeteries 

L A, B, H, I, 
R, S 

500-599 

Water enjoyment use Water enjoyment use    

 

E.  Allowed Uses and Basic Development Standards. The following table contains the basic 

zoning regulations that apply to uses in the General Commercial (GC) zone. To use the chart, 

read down the left-hand column titled “Use.” When you have located the use that interests you, 
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read across to find regulations that apply to that use. Uses are permitted unless otherwise 

specified in the Special Regulations column. Permitted uses may require land use permit 

approval. See RZC 21.76.020, Overview of the Development Process, for more information.  

Table 21.14.020C 

Allowed Uses and Basic Development Standards 

Section Use 

Maximums 

Parking ratio: 

unit of 

measure (min. 

required, max. 

allowed) Special Regulations 

Height 

(stories) 

w/o 

TDR or 

GBP; 

w/TDR 

or GBP 

FAR 

w/o 

TDR or 

GBP; 

w/TDR 

or GBP 

Residential1 

1 
Multifamily 

structure 

3; 

4 

0.80; 

0.90 

Studio (1.2, 1.2) 

1 bedroom 

(1.5, 1.5) 

2 bedrooms 

(1.8, 1.8) 

3+ bedrooms 

(2.0, 2.0) 

 

2 

Mixed-use 

residential 

structure 

General sales or services 

3 Retail Sales 
2; 

3 

0.35; 

0.70 

600 sq ft 

enclosed sales 

gfa (1.0, 1.0); 

and 2,500 sq ft 

open 

sales/rental 

A. Shall not abut residential zone. 

B. Sales uses must operate as 

stand-alone businesses; rental 

uses may operate in mixed-use 

developments. 
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Table 21.14.020C 

Allowed Uses and Basic Development Standards 

Section Use 

Maximums 

Parking ratio: 

unit of 

measure (min. 

required, max. 

allowed) Special Regulations 

Height 

(stories) 

w/o 

TDR or 

GBP; 

w/TDR 

or GBP 

FAR 

w/o 

TDR or 

GBP; 

w/TDR 

or GBP 

display area 

(1.0, 1.0); and 

service bay 

(3.0, 3.0); and 

employee on 

maximum shift 

(1.0, 1.0) 

C. Rental uses operating in 

mixed-use developments are 

limited to eight rental vehicles at 

any given time in existing parking 

spaces; additional vehicles may 

be stored on-site in a building or 

elsewhere given submittal and 

approval by the Technical 

Committee of a vehicle storage 

plan. 

D. Vehicle display area shall be 

outside of required parking and 

landscape areas. 

E. Vehicles shall be stored on 

paved surfaces. 

F. Advertising signs are not 

permitted on the outside of 

vehicles. Signs providing 

information about the vehicle, 

2; 

3 

0.35; 

0.70 

1,000 sq ft gfa 

(4.0, 5.0) 10 
Business and 

Service 
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Table 21.14.030C 

Allowed Uses and Basic Development Standards 

Section Use 

Maximums 

Parking ratio: 

unit of 

measure 

(min. 

required, 

max. allowed) 

Special Regulations 

Height 

(stories) 
FAR 

w/o 

TDR or 

GBP; 

w/TDR 

or GBP 

w/o 

TDR 

or 

GBP; 

w/TDR 

or 

GBP 

B. Retail sales of goods 

manufactured on the premises, or 

accessory or secondary to the 

primary manufacturing and 

wholesale trade use, are permitted. 

Area devoted to retail sales shall not 

exceed the lesser of 10 percent of 

combined gross floor area or 1,000 

square feet. 

Transportation, Communication, Information, and Utilities 

15 
Rail 

transportation 

4; 

5 

0.45; 

1.0 

1,000 sq ft gfa 

(2.0, 3.0) 
 

16 

Road, ground 

passenger, and 

transit 

transportation 
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Table 21.14.030C 

Allowed Uses and Basic Development Standards 

Section Use 

Maximums 

Parking ratio: 

unit of 

measure 

(min. 

required, 

max. allowed) 

Special Regulations 

Height 

(stories) 
FAR 

w/o 

TDR or 

GBP; 

w/TDR 

or GBP 

w/o 

TDR 

or 

GBP; 

w/TDR 

or 

GBP 

area, or any area that would impede 

emergency access. 

C. Shall not reduce or interfere with 

functional use of walkway or plaza 

to below standards of Americans 

with Disabilities Act. 

D. Structures shall be secured to 

prevent tipping and endangering 

public safety. 

E. Maximum size is six feet wide by 

ten feet long. 

F. Administrative design review 

required for structures. 

41 Drive-up stand 
1,000 sq ft gfa 

(2.0, 3.0) 

A. Limited to uses associated with 

water enjoyment within the 
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Table 21.14.030C 

Allowed Uses and Basic Development Standards 

Section Use 

Maximums 

Parking ratio: 

unit of 

measure 

(min. 

required, 

max. allowed) 

Special Regulations 

Height 

(stories) 
FAR 

w/o 

TDR or 

GBP; 

w/TDR 

or GBP 

w/o 

TDR 

or 

GBP; 

w/TDR 

or 

GBP 

F. Administrative design review 

required for structures. 

G. Must submit circulation plan 

addressing queuing. 

 

Notes:   

1 Permanent supportive housing, as defined under RCW Chapter 36.70A, and transitional 

housing, as defined under RCW Chapter 84.36, are allowed in all land use districts where 

residential dwellings and/or hotel uses are allowed, subject to RZC 21.57.010, Permanent 

Supportive Housing and Transitional Housing. 

E.  Supplemental Standards in Willows/Rose Hill Neighborhood.  

1.  Purpose. The purpose of this section is to implement Willows/Rose Hill Neighborhood 

vision and policies and to retain the following features of the Willows Business Park 

Corridor: 
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21.14.040 Manufacturing Park. 

A.  Purpose. The purpose of the Manufacturing Park (MP) zone is to provide locations for 

existing and future manufacturing and industrial uses, particularly those that require significant 

areas for storage of materials and equipment (both indoors and outdoors), and that are better 

suited for locations outside of Downtown and Overlake due to site requirements, noise 

impacts, transportation needs, or other considerations. The intent of the Manufacturing Park 

zone is to allow manufacturing, research and development, light industry, wholesale, assembly 

and distribution businesses, and essential public facilities. Office and other secondary uses are 

limited to those that support these primary uses. Other uses such as day care centers, retail 

vehicle fuel sales, and technical colleges may be considered. Residential uses, except for secure 

community transition facilities, are not allowed. A broader range of commercial uses are 

allowed within the Manufacturing Park Overlay in SE Redmond as shown on Map 4.1, City of 

Redmond Zoning Map. 

The following table is specific to this zone and provides references for each of the major topics 

that are regulated throughout the code. The individual topics provide function as connection or 

linkage to the Chapters and Sections of the Redmond Zoning Code that apply to development 

within this zone. 
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Table 21.14.040A 

Maximum Development Yield 

 Base 

Residenti

al 

Bonuses 

Available, 

and 

Quantity 

Maximu

m 
Illustrations 

Floor 

area 

ratio 

(FAR) 

0.25-0.5 

(use 

dependan

t) 

TDRs or 

GBP: 0.5 

1.00 Example of a 4-story 

building with FAR = 0.50 

 

Example of a 5-story 

building with FAR = 1.00 

 

Heigh

t 

4 stories TDRs or 

GBP: 1 

story 

5 stories 

C.  Regulations Common to All Uses.  

Table 21.14.040B 

Regulations Common to All Uses 

 Regulation Standard Exceptions 

Minimum 

Tract Area (acres) 1.5 Regulation does not apply to: 

A. Unoccupied accessory utility facilities, or 

B. Building pad sites where the pad site and 

the property leased for parking, landscaping, 

or other purposes exceed the minimum tract 

area. 

Lot Frontage (ft 

feet) 

30  
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Table 21.14.040C 

Allowed Uses and Basic Development Standards 

Section Use 

Maximums 

Parking ratio: 

unit of 

measure 

(min. 

required, 

max. allowed) Special Regulations 

Height 

(stories) 

w/o 

TDR or 

GBP; 

w/TDR 

or GBP 

FAR 

w/o 

TDR 

or 

GBP; 

w/TDR 

or 

GBP 

materials including those resulting 

from a “worst case” accident and 

including consideration of large 

storms where areas are not 

covered. 

B. Hazardous materials shall not 

cause fumes, unpleasant odors, or 

harm to others in the course of 

normal handling. This shall not 

preclude the handling of materials 

with the use of approved filters, 

hoods, scrubbers, or other methods 

of removing odors or harm. 

36 

Primary 

hazardous waste 

treatment and 

storage 

A. Conditional use permit required. 

See RZC 21.76.070.K, Conditional 

Use Permit 

B. Measures shall be taken in the 

construction of structures, design of 
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Table 21.14.040C 

Allowed Uses and Basic Development Standards 

Section Use 

Maximums 

Parking ratio: 

unit of 

measure 

(min. 

required, 

max. allowed) Special Regulations 

Height 

(stories) 

w/o 

TDR or 

GBP; 

w/TDR 

or GBP 

FAR 

w/o 

TDR 

or 

GBP; 

w/TDR 

or 

GBP 

1,000 sq ft gfa 

(2.0, 3.0) 

shall: require a traffic study or other 

documentation deemed suitable by 

the Technical Committee that 

demonstrates that there will be no 

significant adverse impacts to traffic 

operations on the adjacent street 

system; have a maximum building 

height of five stories; be setback five 

additional feet for every one foot in 

building height over 45 feet 

exclusive of rooftop symbolic icons; 

not contain accessory or stand-

alone parking facilities; not contain 

primary or secondary schools; and 

shall require a conditional use 

permit. See RZC 21.76.070.K, 

Conditional Use Permit. 
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Table ##.##.###.# General Allowed Uses and Cross-References in I Zone (Nonresidential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 

Nonresidential Use Class Former Use Classification 
(prior to Dec. 31, 2021) 

Use 
Permissions 

Building 
Code 

Occupancy 
Class 

ITE Trip 
Generation 

Manual Land 
Use Code 

Retail Sales Automobile sales, service, 
or rental establishment 

L M 800-899

1. Limited Is limited to 
automobile repair only

L 

Business and Service 
Professional services 

L B 700-799,
900-999

1. Limited Is limited to 
research and 
development only 

L 

Food and Beverage Full-service restaurant; 
Cafeteria or limited 
service restaurant; 
Caterer; Food service 
contractor 

P, C A, B, F 100-199,
700-799,
900-999

Manufacturing and 
wholesale trade 

Manufacturing and 
wholesale trade 

L M, F, H 100-199

Artisanal Manufacturing, 
Retail Sales, and Service 

L M, F, H 100-199

Rail transportation Rail transportation P 
Road, ground passenger, 
and transit transportation 

Road, ground passenger, 
and transit transportation 

P 

Truck and freight 
transportation services 

Truck and freight 
transportation services 

P 

Towing operators and 
auto impoundment yards 

Towing operators and 
auto impoundment yards 

P 

Rapid charging station Rapid charging station L 
Battery exchange station Battery exchange station L 
Heliport facility Heliport facility C 
Communications and 
information 

Communications and 
information 

P 

Commented [KD38]: Amendment for clarity

Commented [KD39]: Amendment for clarity



Ch. 21.14 Commercial Regulations | Redmond Zoning Code Page 127 of 165 

RZCRW: Amendments to reformat and clarify provisions located in tables and to clarify the intent of “limited” 

when referring to an allowed (limited) land use class. 

The Redmond Zoning Code is current through Ordinance 3059, passed August 17, 2021. 

Wireless Communication 
Facilities 

Wireless Communication 
Facilities 

P 

Regional utilities Regional utilities P 
Local utilities Local utilities P 
Incidental hazardous 
waste treatment and 
storage 

Incidental hazardous 
waste treatment and 
storage 

L 

Primary hazardous waste 
treatment and storage 

Primary hazardous waste 
treatment and storage 

L 

Natural and Other 
Recreational Parks 

Natural and other 
recreational parks 

P 

Adult entertainment 
facilities 

Adult entertainment 
facilities 

C A 400-499

Secure community 
transition facility 

Secure community 
transition facility 

C I 500-599

Construction-related 
businesses 

Construction-related 
businesses 

P B 

Mining and extraction 
establishments 

Mining and extraction 
establishments 

C 

Solid waste transfer and 
recycling 

Solid waste transfer and 
recycling 

P H 

E. Allowed Uses and Basic Development Standards. The following table contains the basic

zoning regulations that apply to uses in the Industry (I) zone. To use the chart, read down the

left-hand column titled “Use.” When you have located the use that interests you, read across to 

find regulations that apply to that use. Uses are permitted unless otherwise specified in the

Special Regulations column. Permitted uses may require land use permit approval. See RZC

21.76.020, Overview of the Development Process, for more information. 
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Table 21.14.050C 

Allowed Uses and Basic Development Standards 

§ Use 

Parking ratio: 

unit of measure (min. 

required, max. allowed) 

Special Regulations 

General Sales or Services 

1 Retail Sales 

600 sq ft enclosed sales gfa 

(1.0, 1.0); and 2,500 sq ft 

open sales/rental display 

area (1.0, 1.0); and service 

bay (3.0, 3.0); and employee 

on maximum shift (1.0, 1.0) 

A. Auto and motorcycle sales may occupy 

up to 25 percent of the combined gross

floor area. 

B. Shall not abut residential zone. 

C. Vehicle display area shall be outside of

required parking and landscape areas. 

D. Vehicles shall be stored on paved

surfaces. 

E. Advertising signs are not permitted on

the outside of vehicles. Signs providing 

information about the vehicle, such as 

year, make, model, etc., may be displayed

on the outside of or in the windows of

vehicles.

F. Outdoor loudspeaker systems are 

prohibited.

G. Razor wire, chain link, and barbed wire 

fences prohibited on street or access

frontage.

H. Vehicle repair shall be conducted 

indoors. 
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Table 21.14.050C 

Allowed Uses and Basic Development Standards 

§ Use 

Parking ratio: 

unit of measure (min. 

required, max. allowed) 

Special Regulations 

2 
Business and 

Service 
1,000 sq ft gfa (2.0, 3.0) 

3 
Food and 

Beverage 

Employee on maximum 

shift (1.0, 1.0) 

A. Conditional use permit required. See

RZC 21.76.070.K, Conditional Use Permit.

B. Shall be located in multi-tenant building 

or a single building in a multi-building,

multi-tenant complex. 

C. 50-person capacity, except when

associated with manufacture of food or

kindred products. In that case, maximum is

100 persons or 25 percent of combined

gross floor area, whichever is less. 

D. Hours of operation limited to 6 a.m.-10

p.m.

For caterer and food service 

contractor: 1,000 sq ft gfa 

(2.0, 3.0) 

Manufacturing and Wholesale Trade 

7 

Manufacturing 

and wholesale 

trade 

1,000 sq ft gfa (2.0, 3.0) 

A. Asphalt and concrete batch plants shall

have direct access to arterials.

B. Rock crushing equipment, asphalt, and

concrete batch plants, silos and other

related equipment may extend to a

maximum height of 90 feet.

C. Retail sales of goods manufactured on

the premises, or accessory or secondary to 
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Table 21.14.050C 

Allowed Uses and Basic Development Standards 

§ Use 

Parking ratio: 

unit of measure (min. 

required, max. allowed) 

Special Regulations 

the primary manufacturing and wholesale 

trade use, are permitted. Area devoted to 

retail sales shall not exceed the lesser of 

10 percent of combined gross floor area or 

1,000 square feet. 

D. One caretaker residence per parcel is

permitted as an accessory use, and shall

not exceed 1,500 square feet.

# 

Artisanal 

Manufacturing, 

Retail Sales, and 

Service 

1,000 sq ft gfa (2.0, 3.0) 

Transportation, Communication, Information, and Utilities 

8 
Rail 

transportation 

9 

Road, ground 

passenger, and 

transit 

transportation 

10 

Truck and 

freight 

transportation 

services 
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Table 21.14.050C 

Allowed Uses and Basic Development Standards 

§ Use 

Parking ratio: 

unit of measure (min. 

required, max. allowed) 

Special Regulations 

11 

Towing 

operators and 

auto 

impoundment 

yards 

12 
Rapid charging 

station 
Adequate to accommodate 

peak use 

Shall not be located on a parcel that abuts 

a residential zone, 

RZC 21.04.030 Comprehensive Allowed 

Uses Chart. 

13 

Battery 

exchange 

station 

Shall not be located on a parcel that abuts 

a residential zone. 

14 Heliport facility 

1,000 sq ft gfa (2.0, 3.0) 

Conditional use permit required. See RZC 

21.76.070.K, Conditional Use Permit. 

15 
Communications 

and information 

16 

Wireless 

Communication 

Facilities 

See RZC 21.56, Wireless 

Communication Facilities, for specific 

development requirements. 

17 Regional utilities Adequate to accommodate 

peak us 18 Local utilities 
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Table 21.14.050C 

Allowed Uses and Basic Development Standards 

§ Use 

Parking ratio: 

unit of measure (min. 

required, max. allowed) 

Special Regulations 

19 

Incidental 

hazardous waste 

treatment and 

storage 

1,000 sq ft gfa (2.0, 3.0) 

A. Measures shall be taken in the 

construction of structures, design of

storage areas, and design of delivery areas

to prevent release of materials, including

those resulting from a “worst case”

accident and including consideration of

large storms where areas are not covered. 

B. Hazardous materials shall not cause

fumes, unpleasant odors, or harm to

others in the course of normal handling. 

This shall not preclude the handling of

materials with the use of approved filters,

hoods, scrubbers, or other methods of

removing odors or harm. 

20 

Primary 

hazardous waste 

treatment and 

storage 

Arts, Entertainment, and Recreation 

21 

Natural and 

other 

recreational 

parks 

1,000 sq ft gfa (0, adequate 

to accommodate peak use) 

22 

Adult 

entertainment 

facilities 

1,000 sq ft gfa (2.0, 3.0) 

A. Conditional use permit required. See

RZC 21.76.070.K, Conditional Use Permit.

B. See RZC 21.18, Adult Entertainment

Facilities.
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Table 21.14.050C 

Allowed Uses and Basic Development Standards 

§ Use 

Parking ratio: 

unit of measure (min. 

required, max. allowed) 

Special Regulations 

Education, Public Administration, Health Care, and other Institutions 

23 

Secure 

community 

transition facility 

Adequate to accommodate 

peak use 

A. Conditional use permit required. See

RZC 21.76.070.K, Conditional Use Permit.

B. See RZC 21.76.070.M, Essential Public

Facilities.

Construction-related Businesses 

24 

Construction-

related 

businesses 

1,000 sq ft gfa (2.0, 3.0) 

Mining and Extraction Establishments 

25 

Mining and 

extraction 

establishments 

1,000 sq ft gfa (2.0, 3.0) 

A. Conditional use permit required. See

RZC 21.76.070.K,Conditional Use Permit.

B. Rock crushing equipment, asphalt, and

concrete batch plants, silos and other

related equipment may extend to a

maximum height of 90 feet.

C. Extraction shall occur during daylight

hours; nighttime trucking is permitted. 

D. Uses shall have direct access to

arterials. 

E. Uses shall minimize noise and lighting 

impacts by using noise suppression 

devices and light shielding, and by using 
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Table 21.14.050C 

Allowed Uses and Basic Development Standards 

§ Use 

Parking ratio: 

unit of measure (min. 

required, max. allowed) 

Special Regulations 

landscape buffers to screen lighting from 

adjacent shoreline areas. 

Other 

26 

Solid waste 

transfer and 

recycling 

1,000 sq ft gfa (2.0, 3.0) 

F. Cross-references. For information on how to measure various site requirements like height 

and setbacks, see RZC 21.16.020, How to Measure Site Requirements. See RZC 21.16.030, Other

Applicable Regulations, for information on other standards that may apply to you. (Ord. 2642;

Ord. 2652; Ord. 2709; Ord. 2803; Ord. 2919; Ord. 2978)

Effective on: 11/30/2019 

Reserved. 

Effective on: 11/1/2014 

21.14.070 Bear Creek Design District.* 

A. Purpose. The purpose of the Bear Creek Design District (comprising Performance Area 1 

and Performance Area 2) is to provide development potential on the upland portion of the Bear

Creek Design District in the northwest portion of the site in a comprehensive master plan that
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would allow for the permanent protection of Bear Creek, its riparian corridor, and associated 

wetlands and floodplains. The Design District provides for the location of retirement residence 

facilities, associated limited support services, and affordable housing for employees. The 

Design District will provide critical links in the Bear and Evans Creek Greenway System, an 

important planned regional trail along Bear and Evans Creeks. The balance of the 

undevelopable portion of this district will be established as a wetland mitigation banking site. 

The following table is specific to this zone and provides references for each of the major topics 

that are regulated throughout the code. The individual topics provide function as connection or 

linkage to the Chapters and Sections of the Redmond Zoning Code that apply to development 

within this zone. 

Bear Creek Design District – Regulations Table 
Land & Structure Transportati

on 
Environme

nt 
Communit

y 
Process Money Incentives Other 

Floor 
Area 
Ratio 
(FAR) 

Fences Parking 
Standards 

Landscapin
g 

Historical 
& 

Archeologi
cal 

Resources 

Review 
Procedure

s 

Develop
ment 
Fees 

Transfer 
Developme

nt Rights 
Program 

Special 
Regulation

s 

Height Signs Transportati
on 

Standards 

Trees Design 
Standards 

Permits Doing 
Business 

Green 
Building 
Incentive 
Program 

Public View 
Corridors 

& 
Gateways 

Density Outdoor 
Storage, 

Display & 
Enclosure

s 

Environme
ntal 

Regulation
s 

Affordable 
Housing 

Developm
ent 

Services 

General 
Incentive 

Informatio
n 

Transition 
Overlay 
Areas 
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Impervio
us 

Surface 

Lighting Open 
Space 

Neighborh
ood 

Wireless 
Communic

ation 
Facilities 

Setbacks Hazardou
s Liquid 

Pipelines 

B. Maximum Development Yield.

Table 21.14.070A 

Maximum Development Yield 

Base 
Residential Bonuses 

Available, and Quantity 
Maximum Illustration 

Floor area 

ratio (FAR) 
0.80 None 0.80 

Example of a 4-story building 

with FAR = 0.80 

Height 4 stories None 4 stories 

C. Regulations Common to All Uses. 

1. Maximum height of structures or portions of structures located above parking shall not

include the distance between the finished grade of the parking surface and the structure,

or the stories of the structure devoted to parking.

2. Maximum height in shoreline areas is 30 feet. 

3. Impervious surface area resulting directly from the Bear and Evans Creek Trail and

Greenway is exempt from impervious surface area calculations.
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4. Drive-through facilities are prohibited except where expressly permitted in the Allowed

Uses and Basic Development Standards tables below.

5. Some land uses and activities are prohibited in Critical Aquifer Recharge Areas I and II. Refer to 

RZC 21.64.050.C Prohibited Land Uses and Activities in Critical Aquifer Recharge Areas I and II for 

more information. 

D. General Allowed Uses and Cross-References.

The following tables provide references for each of the allowed use classes for the zone.  

References are provided for assistance in associating the current use classes with the use 

classes and associated definitions that were in effect prior to December 31, 2021.  Additional 

references assist in generally aligning use classes with the Redmond Building Code, Institute of 

Transportation Engineers (ITE) Trip Generation Manual, and the City’s Business Licensing 

system.  Additional information specific to the intended use may be necessary. 

Uses that are not listed below nor within the associated definition of the individual use category 

or class shall be classified by the Code Administrator for applicability based on the purpose and 

intent of the zone within which the use is proposed. 

Table ##.##.###.# General Allowed Uses and Cross-References in BCDD Zone (Residential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 

Residential 
Use 

Category 

Residential 
Use Class 

Former Use 
Classification 
(prior to Dec. 

31, 2021) 

Use 
Permissions 
Performance 

Area 1 

Use 
Permissions 
Performance 

Area 2 

Building 
Code 

Occupancy 
Class 

ITE Trip 
Generation 

Manual 
Land Use 

Code 
Low 
Density 
Residential 

Housing 
services 

Housing 
services for 
the elderly 

L N I 200-299

Commented [KD40]: Per Annual Code Cleanup, a cross-
reference in the respective allowed use tables to this code 
section would ensure transparency.  Restricted land uses 
are listed in 21.64 regarding CARA restrictions though are 
not identified similarly within the zoning designations -- a 
common starting point for applicants to consider siting a 
new development or land use. 
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Medium 
Density 
Residential 

for the 
elderly 
Detached 
dwelling 
unit 

Detached 
dwelling unit 

L N R 200-299

Multifamily 
structure 

Multifamily 
structure 

L N R 200-299

Adult 
Family 
Home 

Adult Family 
Home 

P N I 200-299

Table ##.##.###.# General Allowed Uses and Cross-References in BCDD Zone 
(Nonresidential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 

Nonresidential 
Use Class 

Former Use 
Classification 
(prior to Dec. 31, 
2021) 

Use 
Permissions 

Building 
Code 

Occupancy 
Class 

ITE Trip 
Generation 

Manual 
Land Use 

Code 

Nonresidential 
Use Class 

Business and 
Service 

Finance and 
insurance 

L N B 700-799

Amateur Radio 
Tower 

Amateur Radio 
Tower 

P N 

Antenna Array 
and Base Station 

Antenna Array 
and Base Station 

C N 

Antenna Support 
Structures 

Antenna Support 
Structures 

P N 

Natural and 
Other 
Recreational 
Parks 

Natural and other 
recreational 
parks 

P P 

Institutional 
Health and 
Human Services 

Ambulatory or 
outpatient care 
services; Nursing, 
supervision, and 
other 

L N I 600-699
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rehabilitative 
services; Social 
assistance, 
welfare, and 
charitable 
services 

1. Limited Is 
limited to 
Ambulatory or 
outpatient care 
services; 
Nursing, 
supervision, and 
other 
rehabilitative 
services; and 
Social assistance, 
welfare, and 
charitable 
services. 
Educational Colleges and 

universities 
L N E 500-599

Crop production Crop production L L 
Wetland 
mitigation 
banking 

Wetland 
mitigation 
banking 

P P 

Wireless 
Communication 
Facilities 

Wireless 
Communication 
Facilities 

N P 

E. Allowed Uses and Basic Development Standards. The following tables contain the basic

zoning regulations that apply to uses in the Bear Creek Design District (BCDD) zone. To use the 

chart, read down the left-hand column titled “Use.” When you have located the use that 

interests you, read across to find regulations that apply to that use. Uses are permitted unless

otherwise specified in the Special Regulations column. Permitted uses may require land use

permit approval. See RZC 21.76.020, Overview of the Development Process, for more 

information for more information.

Commented [KD41]: Amendment for clarity
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Table 21.14.070B 

Allowed Uses and Basic Development Standards: Performance Area 1 

§ Use 

Minimum Maximums 

Parking ratio: 

unit of 

measure 

(min. 

required, 

max. allowed) Special Regulations 

Setbacks 

(ft) for 1- 

and 2-story, 

3-story, and 

4-story

structures, 

respectively 

Lot 

coverage; 

Impervious 

surface 

area 

Height 

(stories) FAR 

Residential1 

1 

Housing 

services for 

the elderly 

Avondale: 

15, 75, 150 

Other 

property 

lines: 10, 

75, 100 

30%; 

65% 
4 0.80 

Dwelling unit 

(1.0, 1.0) 

A. Ten percent of the 

total number of

dwelling units

(including those built

for employees) shall be 

affordable to

individuals or families

earning up to 80

percent of area median 

income. Applicant is

allowed to apportion 

affordable units to

buildings as applicant 

sees fit. 

B. Applicant is entitled

to number of TDRs

equal to number of
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Table 21.14.070B 

Allowed Uses and Basic Development Standards: Performance Area 1 

§ Use 

Minimum Maximums 

Parking ratio: 

unit of 

measure 

(min. 

required, 

max. allowed) Special Regulations 

Setbacks 

(ft) for 1- 

and 2-story, 

3-story, and 

4-story

structures, 

respectively 

Lot 

coverage; 

Impervious 

surface 

area 

Height 

(stories) FAR 

affordable units 

provided. 

C. A traffic mitigation

plan is required. The

plan shall address

traffic control, parking 

management 

(including mitigation of

overflow parking into

adjoining residential 

areas), and traffic

movement to the

arterial street system. 

2 

Detached 

dwelling 

unit 

Studio (1.2, 

1.2) 

1 bedroom 

(1.5, 1.5) 

2 bedrooms 

(1.8, 1.8) 

A. Permitted only to 

house employees and 

the families of housing

services for the elderly. 

B. Ten percent of the

total number of
3 

Multifamily 

structure 
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Table 21.14.070B 

Allowed Uses and Basic Development Standards: Performance Area 1 

§ Use 

Minimum Maximums 

Parking ratio: 

unit of 

measure 

(min. 

required, 

max. allowed) Special Regulations 

Setbacks 

(ft) for 1- 

and 2-story, 

3-story, and 

4-story

structures, 

respectively 

Lot 

coverage; 

Impervious 

surface 

area 

Height 

(stories) FAR 

3+ bedrooms 

(2.0, 2.0) 

dwelling units 

(including those built 

as housing services for 

the elderly) shall be 

affordable to 

individuals or families 

earning up to 80 

percent of area median 

income. Applicant is 

allowed to apportion 

affordable units to 

buildings as applicant 

sees fit. 

C. Applicant is entitled

to number of TDRs

equal to number of

affordable units

provided. 
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Table 21.14.070B 

Allowed Uses and Basic Development Standards: Performance Area 1 

§ Use 

Minimum Maximums 

Parking ratio: 

unit of 

measure 

(min. 

required, 

max. allowed) Special Regulations 

Setbacks 

(ft) for 1- 

and 2-story, 

3-story, and 

4-story

structures, 

respectively 

Lot 

coverage; 

Impervious 

surface 

area 

Height 

(stories) FAR 

D. See RZC 21.20,

Affordable Housing, for

additional guidance. 

Adult 

Family 

Home 

Dwelling unit 
(2.0) 

General Sales or Services 

4 
Business 

and Service 

Avondale: 

15, 75, 150 

Other 

property 

lines: 10, 

75, 100 

30%; 

65% 

4 0.80 
Permitted only as 

internal service to 

residents and guests of 

housing services for 

the elderly. 

Transportation, Communication, Information, and Utilities 

5 

Amateur 

Radio 

Tower 

Avondale: 

15, 75, 150 

Other 

property 

30%; 

65% 
4 0.80 

Adequate to 

accommodate 

peak use 

See RZC 21.56, 

Wireless 

Communication 

Facilities for specific 
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Table 21.14.070B 

Allowed Uses and Basic Development Standards: Performance Area 1 

§ Use 

Minimum Maximums 

Parking ratio: 

unit of 

measure 

(min. 

required, 

max. allowed) Special Regulations 

Setbacks 

(ft) for 1- 

and 2-story, 

3-story, and 

4-story

structures, 

respectively 

Lot 

coverage; 

Impervious 

surface 

area 

Height 

(stories) FAR 

lines: 10, 

75, 100 

development 

requirements. 

6 

Antenna 

Array and 

Base 

Station 

A Conditional Use 

permit may be 

required; see RZC 

21.56, Wireless 

Communication 

Facilities for specific 

development 

requirements. 

7 

Antenna 

Support 

Structures 

A. RZC 21.56, Wireless

Communication

Facilities.

B. Conditional Use 

Permit required. See 

RZC 21.76.070.K,

Conditional Use 

Permit. 

Arts, Entertainment, and Recreation 
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Table 21.14.070B 

Allowed Uses and Basic Development Standards: Performance Area 1 

§ Use 

Minimum Maximums 

Parking ratio: 

unit of 

measure 

(min. 

required, 

max. allowed) Special Regulations 

Setbacks 

(ft) for 1- 

and 2-story, 

3-story, and 

4-story 

structures, 

respectively 

Lot 

coverage; 

Impervious 

surface 

area 

Height 

(stories) FAR 

8 

Natural and 

other 

recreational 

parks 

Avondale: 

15, 75, 150 

Other 

property 

lines: 10, 

75, 100 

30%; 

65% 

4 0.80 
1,000 sq ft gfa 

(0, adequate 

to 

accommodate 

peak use) 

 

Education, Public Administration, Health Care, and other Institutions 

9 

Institutional 

Health and 

Human 

Services 
Avondale: 

15, 75, 150 

Other 

property 

lines: 10, 

75, 100 

30%; 

65% 
4 0.80  

Permitted only as 

internal service to 

residents and guests of 

housing services for 

the elderly. 

12 Educational 

A. Permitted only as 

internal housing 

services for the elderly. 

B. Curriculum must be 

related to 

geriatrics/gerontology. 
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Table 21.14.070B 

Allowed Uses and Basic Development Standards: Performance Area 1 

§ Use 

Minimum Maximums 

Parking ratio: 

unit of 

measure 

(min. 

required, 

max. allowed) Special Regulations 

Setbacks 

(ft) for 1- 

and 2-story, 

3-story, and 

4-story

structures, 

respectively 

Lot 

coverage; 

Impervious 

surface 

area 

Height 

(stories) FAR 

Agriculture, Forestry, Fishing, and Hunting 

14 

Wetland 

mitigation 

banking 

Avondale: 

15, 75, 150 

Other 

property 

lines: 10, 

75, 100 

0; 

0 
0 0 
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Table 21.14.070C 

Allowed Uses and Basic Development Standards: Performance Area 2 

§ Use 

Maximums 

Special Regulations Lot coverage; 

Impervious 

surface area 

FAR 

Arts, Entertainment, and Recreation 

1 Natural and other 

recreational 

parks 

0; 

0 

0 

Agriculture, Forestry, Fishing, and Hunting 

3 Wetland 

mitigation 

banking 

0; 

0 
0 

Transportation, Communication, Information and Utilities 

4 Wireless 

Communication 

Facilities 

See RZC 21.56, Wireless Communication 

Facilities for specific development 

requirements. 

Notes:  

1 Permanent supportive housing, as defined under RCW Chapter 36.70A, and transitional 

housing, as defined under RCW Chapter 84.36, are allowed in all land use districts where 

residential dwellings and/or hotel uses are allowed, subject to RZC 21.57.010, Permanent 

Supportive Housing and Transitional Housing. 

E. Site and Design Requirements.



Ch. 21.14 Commercial Regulations | Redmond Zoning Code Page 148 of 165 

RZCRW: Amendments to reformat and clarify provisions located in tables and to clarify the intent of “limited” 

when referring to an allowed (limited) land use class. 

The Redmond Zoning Code is current through Ordinance 3059, passed August 17, 2021. 

1. Where conflicts between this chapter and other chapters of the Redmond Zoning Code 

exist, the provision of this chapter shall control.

2. Development in this zone shall substantially conform to the conceptual site plan

submitted as an exhibit to Ordinance 2370 adopting this chapter. 

3. As a condition of site plan entitlement, the applicant shall convey to the City the

following easements: 

a. Conservation easements for all BCDD land outside PA-1 not already conveyed or

purchased for other purposes, such as the wetland mitigation bank and trail

easements.

b. Easements through the southern and eastern portions of the site, as depicted on

the Bear and Evans Creek Confluence-Open Space Plan, to allow the City of Redmond

to connect City trails. 

4. Buildings shall be designed to achieve LEED, BuiltGreen, or other similar green building 

specifications. Certification shall include third-party auditing. 

5. Site design shall incorporate low-impact development technologies to the extent

feasible and practicable, including but not limited to, infiltration of nonpollution-generating

stormwater and use of pervious paths.

6. The piped and culverted subterranean watercourse that flows southwest from the

northwest corner of the site shall be rerouted. 

a. For the portion of the watercourse that is within PA-1, the rerouting and daylighting

shall occur in the following manner: 

i. The watercourse riparian corridor shall contain plantings that reinforce the

bank structure and provide shade;
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ii. The design of the riparian corridor shall, to the extent possible within the

limited space, mimic naturally occurring riparian corridors with respect to    native

vegetation, shading, and the provision of meander spaces; 

iii. The corridor shall not contain impervious surfaces, but may be bridged for up

to four vehicle crossings and two pedestrian crossings; those crossings shall

conform to Washington State Department of Fish and Wildlife standards for

culvert crossings allowing fish passage; 

iv. Crossings shall minimize adverse impacts to the stream corridor; 

v. The average width of the corridor shall measure no less than 15 feet; in no case 

shall the corridor measure less than 10 feet across.

b. The portion of the watercourse that is within PA-2 shall be treated as a Class II

stream, and the project proponent shall enhance the channel, banks,  and required

buffers from its entrance into PA-2 to the confluence with Bear Creek. This

enhancement shall include, at a minimum, planting of native trees, shrubs and

herbaceous species and incorporation of large woody debris (e.g., snags, root wads,

and downed logs) for enhancement of fish and wildlife habitat.

7. Landscaping and Vegetation Preservation.

a. In addition to landscaping standards described in RZC 21.32, Landscaping, and RZC

21.72.060, Tree Protection Standards, the following standards shall apply: 

b. All pervious surfaces shall be landscaped, except those areas to be preserved in or

restored to natural conditions, areas such as pervious pathways, and areas within PA-1

in the 100-year FEMA floodplain. 

c. Up to 20 percent of the required landscape area may be met by providing

pedestrian plazas for gathering.

F. Cross-references. For information on how to measure various site requirements like height 

and setbacks, see RZC 21.16.020, How to Measure Site Requirements. See RZC 21.16.030, Other
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Applicable Regulations, for information on other standards that may apply to you. (Ord. 2652; 

Ord. 2803; Ord. 2919; Ord. 3059) 

Effective on: 8/28/2021 

* Code reviser’s note:  Section 14 of Ord. 3059 reads, “Pursuant to RCW 36.70A.390 and

RCW 35A.63.220, the amendments made by Sections 3 - 13 of this ordinance are an Interim

Official Controls. The amendments shall be in effect for a period of one year from the date this

ordinance becomes effective and shall thereafter expire, unless the same are extended as

provided by law or unless more permanent regulations are adopted.” Ord. 3059 became

effective on August 28, 2021.

21.14.080 Northwest Design District.* 

A. Purpose. The purpose of the Northwest Design District NWDD) is to encourage residential

uses within a variety of housing types while also providing neighborhood-scaled commercial

and service uses that meet the daily needs of nearby residents and employees working within

the Willows employment corridor. The Northwest Design District will provide opportunity for

coordinated development through a master plan that recognizes the unique context and

natural features of the site.

The following table is specific to this zone and provides references for each of the major topics 

that are regulated throughout the code. The individual topics provide function as connection or 

linkage to the Chapters and Sections of the Redmond Zoning Code that apply to development 

within this zone. 

Northwest Design District – Regulations Table 
Land & 

Structure 
Transportati

on 
Environm

ent 
Communit

y 
Process Money Incentives Other 
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Developme
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Developme

nt Rights 
Program 

Special 
Regulation
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Height Signs Transportati
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Trees Design 
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Permits Doing 
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Density Outdoo
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Storage
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Display 
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Enclosu
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Affordable 
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Developm
ent 

Services 

General 
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Informatio
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Transition 
Overlay 
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Impervi
ous 

Surface 

Lighting Open 
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Wireless 
Communic
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s 
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ous 

Liquid 
Pipeline

s 

B. Maximum Development Yield.
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Table 21.14.080A 

Maximum Development Yield 

Base 
Residential Bonuses Available, 

and Quantity 
Maximum Illustration 

Floor area 

ratio (FAR) 
1.13 

TDRs or NWDD Green 

Incentives: 0.87 
2.00 

Example of a 6-story building 

with FAR = 2.00 

C. General Allowed Uses and Cross-References.

The following tables provide references for each of the allowed use classes for the zone.  

References are provided for assistance in associating the current use classes with the use 

classes and associated definitions that were in effect prior to December 31, 2021.  Additional 

references assist in generally aligning use classes with the Redmond Building Code, Institute of 

Transportation Engineers (ITE) Trip Generation Manual, and the City’s Business Licensing 

system.  Additional information specific to the intended use may be necessary. 

Uses that are not listed below nor within the associated definition of the individual use category 

or class shall be classified by the Code Administrator for applicability based on the purpose and 

intent of the zone within which the use is proposed. 
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Table ##.##.###.# General Allowed Uses and Cross-References in NWDD Zone (Residential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 

Residential Use 
Category 

Residential Use 
Class 

Former Use 
Classification 

(prior to Dec. 31, 
2021) 

Use 
Permissions 

Building 
Code 

Occupancy 
Class 

ITE Trip 
Generation 

Manual Land 
Use Code 

Medium Density 
Residential 

Attached 
dwelling unit, 2-
4 units 

Attached 
dwelling unit, 2-
4 units 

P R 200-299

Stacked flat P R 200-299
Courtyard 
apartment 

P R 200-299

Multifamily 
structure 

Multifamily 
structure 

P R 200-299

Mixed-use 
residential 
structure 

Mixed-use 
residential 
structure 

P R 200-299

Table ##.##.###.# General Allowed Uses and Cross-References in NWDD Zone 
(Nonresidential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 

Nonresidential Use Class Former Use Classification 
(prior to Dec. 31, 2021) 

Use 
Permissions 

Building 
Code 

Occupancy 
Class 

ITE Trip 
Generation 

Manual Land 
Use Code 

Sales and Retail Consumer goods sales or 
service, other than heavy 
or durable; Grocery, food, 
beverage, and dairy; 
Health and personal care 

L M 800-899

Business and Service Finance and Insurance; 
Real estate services; 
Professional services 

L B 700-799,
900-999,
600-699
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Excluding the following that 

are not permitted uses: 

1. Self-storage facilities 

N 

Food and Beverage Full-service restaurant; 
Cafeteria or limited-
service restaurant 

P A 900-999

Business and Service 
Personal services 

P B 700-799,
900-999

Road, ground passenger, 
and transit transportation 

Road, ground passenger, 
and transit transportation 

P 

Rapid charging station Rapid charging station P 
Wireless Communication 
Facilities 

Wireless Communication 
Facilities 

P 

Local utilities Local utilities P 
Regional utilities Regional utilities C 
Arts, Entertainment, 
Recreation, and Assembly 

Amusement, sports, or 
recreation establishment; 
Community indoor 
recreation 

L A 400-499,
500-599

1. Limited Is limited to 
fitness and athletic clubs 
only. 

L 

Natural and Other 
Recreational Park 

Natural and other 
recreational park 

P 400-499

Natural and Other 
Recreational Park 

Parks, open space trails, 
and gardens 

P 400-499

Day care center Day care center P E 500-599

D. Allowed Uses and Basic Development Standards.

Commented [KD42]: Amendment for clarity

Commented [KD43]: Amendment for clarity
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Table 21.14.080B 

Allowed Uses and Basic Development Standards 

Section Use 

Maximums 

Parking ratio: 

unit of measure 

(min. required, 

max. allowed) Special Regulations 

Height 

(stories) 

w/o TDR 

or NWDD 

Green 

Incentives; 

w/TDR or 

NWDD 

Green 

Incentives 

FAR 

w/o TDR 

or NWDD 

Green 

Incentives; 

w/TDR or 

NWDD 

Green 

Incentives 

Residential1 

1 

Attached 

dwelling unit, 2-

4 units 

4 0.68; 

1.0 

Studio (1.2, 1.2) 

1 bedroom (1.5, 

1.5) 

2 bedrooms (1.8, 

1.8) 

3+ bedrooms 

(2.0, 2.0) 

Guest (1 per 4 

units) 

A. See RZC 21.08.260,

Attached Dwelling Units, for 

specific regulations related

to design, review and

decision procedures. 

B. See RZC

21.20, Affordable Housing.

2 Stacked flat 

3 
Courtyard 

apartment 

4 
Multifamily 

structure 

5; 

6 

0.68; 

1.0 

See RZC 21.20, Affordable 

Housing. 

5 

Mixed-use 

residential 

structure 

A. Non-

residential uses

shall be 

included, but not 

limited to, the 
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Table 21.14.080B 

Allowed Uses and Basic Development Standards 

Section Use 

Maximums 

Parking ratio: 

unit of measure 

(min. required, 

max. allowed) Special Regulations 

Height 

(stories) 

w/o TDR 

or NWDD 

Green 

Incentives; 

w/TDR or 

NWDD 

Green 

Incentives 

FAR 

w/o TDR 

or NWDD 

Green 

Incentives; 

w/TDR or 

NWDD 

Green 

Incentives 

10 
Food and 

Beverage 

For full service 

restaurant, 1,000 

sq ft gfa (9.0, 9.0) 

For cafeteria or 

limited service 

restaurant, 1,000 

sq ft gfa (10.0, 

10.0) 

Transportation, Communication, Information, and Utilities 

13 

Road, ground 

passenger, and 

transit 

transportation 
4; 

5 

0.45; 

1.0 

1,000 sq ft gfa 

(2.0, 3.0) 

14 
Rapid charging 

station 
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Table 21.14.080B 

Allowed Uses and Basic Development Standards 

Section Use 

Maximums 

Parking ratio: 

unit of measure 

(min. required, 

max. allowed) Special Regulations 

Height 

(stories) 

w/o TDR 

or NWDD 

Green 

Incentives; 

w/TDR or 

NWDD 

Green 

Incentives 

FAR 

w/o TDR 

or NWDD 

Green 

Incentives; 

w/TDR or 

NWDD 

Green 

Incentives 

15 

Wireless 

Communication 

Facilities Adequate to 

accommodate 

peak use 

See RZC 21.56,Wireless 

Communication Facilities, 

for specific development 

requirements. 

16 Local utilities 

17 
Regional 

utilities 

Conditional Use Permit 

required. 

Arts, Entertainment, and Recreation 

18 

Arts, 

Entertainment, 

Recreation, and 

Assembly 
4; 

5 

0.45; 

1.0 

1,000 sq ft gfa 

(2.0, 3.0) 
Max 10,000 sq ft gfa. 

19 
Natural and 

other 

1,000 sq ft gfa (0, 

adequate to 
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Table 21.14.080B 

Allowed Uses and Basic Development Standards 

Section Use 

Maximums 

Parking ratio: 

unit of measure 

(min. required, 

max. allowed) Special Regulations 

Height 

(stories) 

w/o TDR 

or NWDD 

Green 

Incentives; 

w/TDR or 

NWDD 

Green 

Incentives 

FAR 

w/o TDR 

or NWDD 

Green 

Incentives; 

w/TDR or 

NWDD 

Green 

Incentives 

recreational 

park 

accommodate 

peak use) 

Education, Public Administration, Health Care, and other Institutions 

22 Day care center 
4; 

5 

0.45; 

1.0 

Employee on 

maximum shift 

(1.0, 1.0) 

See RZC 21.08.310. 

Notes:  

1 Permanent supportive housing, as defined under RCW Chapter 36.70A, and transitional 

housing, as defined under RCW Chapter 84.36, are allowed in all land use districts where 

residential dwellings and/or hotel uses are allowed, subject to RZC 21.57.010, Permanent 

Supportive Housing and Transitional Housing. 

D. Regulations Common to All Uses. 
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Table 21.14.080C 

Regulations Common to All Uses 

Regulation Standard Exceptions 

Setback: NE 124th 

Street 

15 feet; stories 4 

and higher shall 

be setback a 

minimum of 20 

feet 

A. Parking areas shall be located outside of 

setbacks on NE 124th Street and Willows Road. 

Parking shall be setback a minimum of 10 feet from

all other property lines with approval of a

landscape plan. 

B. Features allowed within all setbacks may include

recreational open space, trails and pathways,

natural looking stormwater facilities, retaining walls

with an 8 foot maximum height, City gateway

features and signage, and similar features or

amenities. 

C. Underground stormwater detention facilities are 

allowed within setbacks provided they are located

no closer than 15 feet to the planned right-of-way 

line for Willows Road. 

Setback: Willows 

Road 

100 feet average; 

in no instance 

may be less than 

75 feet 

Setback: All other 

property lines 

20 feet 

Landscape Area 20 percent, see 

RZC 21.16.020.G 

Impervious surface 

area 

60 percent, see 

RZC 21.16.020.D 

Residential 
usable  

open space 

20 percent of 

gross site area 

Environmentally critical areas and their buffers 

shall not be included to satisfy open space 

requirements. 

... 
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